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APPLICATION No: 20/76350/FUL 

APPLICANT: Mr & Mrs Kemp 

LOCATION: 14 How Clough Drive, Worsley, M28 3FS 

PROPOSAL: Erection of a detached dwelling in rear garden of existing 

house 

WARD: Walkden South 

 
 

 
 

Figure 1 – the subject site 
 
Description of Site and Surrounding Area 
 
The application relates to a site located on the corner plot at the junction of How Clough Drive and How Clough 
Close within a residential area of Walkden. Vehicular access to the site is from How Clough Drive, which is an 
adopted highway, with an area of hardstanding located to the side of the house used for parking. There is a garden 
to the rear of the property.  
 
The existing bungalow on site is built in brickwork and has a hipped roof. The adjacent property on How Clough 
Drive is also a bungalow with the majority of other sourrounding houses being two-storey semi-detached.  
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Figure 2 – the subject site 
 
Description of Proposal 
 
Planning permission is sought for the erection of a single storey bungalow to the rear of the existing property. 
The bungalow would be ancillary to the main dwelling as it would be within the same site boundary, have a 
shared garden and access from the highway. The application form states the accommodation is for family 
members.  
 
The proposed bungalow would have a maximum footprint of 9.66m by 7.52m (with an additional 1.64m canopy 
to the front), would measure 2.98m in height at the eaves and 5.25m in height at the ridge of the pitched roof. 
The bungalow would be finished in brickwork, grey tiles and white UPVC windows and doors.  
  

 
 

Figure 4 – the proposed front (left) and side (right) elevation 
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Figure 5 – the proposed rear (left) and side (right) elevation 
 

 
 

Figure 6 – the proposed floor layout 
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Figure 7 – the proposed site plan 
 
Publicity 
 
Site Notice:  Not Applicable 
Reason:  
 
 
Press Advert:  Not Applicable 
Reason:  
 
Representations 
 
There have been 6no. objections received. The following comments were made: 
 

 C – comment received         R – officer response 

C The bungalow will impact on light and sunlight to surrounding properties.  

R See ‘residential amenity’ in the appraisal section below. 

C There is limited vehicle access. This could result in a future application for access from 
Howclough Close, which is a dangerous and hazardous corner. 

R See ‘highways’ in the appraisal section below. 

C The bungalow would be overdevelopment. It will be visually overbearing, inappropriate for 
its locality and out of keeping with the neighbouring properties. It is not in line with other 
houses on the close/further forward than other houses on the close contrary to DES1 and 
DES8 of the Salford UDP. 

R See ‘visual amenity’ in the appraisal section below. 

C It would increase the number of vehicles using an already congested road and vehicle 
turning point.  

R See ‘highways’ in the appraisal section below. 

C The building will result in the loss of privacy to the neighbouring dwellings  
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R See ‘residential amenity’ in the appraisal section below 

C The building of the property will cause noise, pollution and dust.  

R See ‘air quality, noise and land contamination’ in the appraisal section below 

C There are windows overlooking the adjacent garden. 

R See ‘residential amenity’ in the appraisal section below 

C There is in-sufficient garden space. 

R See ‘residential amenity’ in the appraisal section below 

C Policy DC3 from the Design and Crime Supplementary Planning Document recommends 
that “New developments should normally be designed so that the main access to the 
building is visible from the street and the front of buildings face the most public side of the 
site” 

R As per the policy referred to, the access to the site would be visible from Howclough Drive 
and the front of the building (principal elevation) would face Howclough Close (the most 
public side of the site). 

C The neighbour welcomes some of the changes to the front elevation, namely the inclusion 
of a canopy. 

R See ‘visual amenity’ in the appraisal section below. 

C A condition was included on the previously approved development to ensure the building 
is used as an ancillary building. The neighbour hopes a similar consideration is given. 

R The same condition (no.6) has been recommended. 

 
 
 
Relevant Site History 
 
19/73897/FUL - Erection of a detached dwelling in rear garden of existing house - Approve - 29 January 2020 
 

In comparison to the previously approved proposal, the ridge height would increase by 625mm, 
the length of the dwelling would increase by 260mm, the width would decrease by 120mm and 
the bungalow would not feature a canopy on the western elevation. 

    
Consultations 
 
United Utilities Water Ltd - No objection. 
 
Highways - No objection.   
 
Drainage Engineer - No objection.   
 
Air Quality, Noise, Contaminated Land - No objection. 
 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan H1  -  Provision of New Housing Development 
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
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where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP. 
 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes. 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking  
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and 
parking facilities should be provided consistent with the provision and maintenance of adequate standards of 
safety and security. 
 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan EN17  -  Pollution Control 
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity. 
 
Other Material Planning Considerations 
 
National Planning Policy Framework 
National Planning Policy Guidance 
 
Local Planning Policy 
 
Supplementary Planning Document  -  Design 
 
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change. 
 
Planning Guidance -  Housing 
 
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan. 
 
It is not considered that there are any local finance considerations that are material to the application. 
 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. In accordance with paragraph 48 of the National Planning Policy Framework it is considered that 
very limited weight can be given to the policies in the GMSF. 
  
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments were invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan overall is currently limited. The city 
council is in the process of considering the comments made to determine the extent to which there are 
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unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections will be 
capable of carrying more weight than those with significant unresolved objections. 
 
In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019). 
 
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF. 
 
Appraisal  
 
Following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider the 
weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 213 
NPPF February 2019). 
  
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF. 
 
Principle of development 
 
At the heart of national policy within the NPPF is a presumption in favour of sustainable development. The 
NPPF maintains the importance of supporting sustainable economic development and the delivery of homes 
(paragraph 17). 
 
The proposed dwelling would be sited within the residential curtilage of an existing dwelling, taking up part of the 
current garden area. National planning policy excludes residential gardens within built-up areas from the 
definition of previously developed land. However the NPPF does not set out a general prioritisation for the 
development of brownfield over greenfield land. The proposal is considered to constitute a sustainable form of 
development within an accessible location.  The principle of erecting a building to provide ancillary 
accommodation is considered acceptable. 
 
Visual amenity 

 
The neighbouring dwellings to the rear of no.14 How Clough Drive are two storey with a higher roof ridge than 
the subject dwelling and adjacent property (bungalows). The proposed bungalows roof ridge height of 5.25m 
would only be 625mm higher than the previously approved bungalow under 19/73897/FUL; it would be typical of 
a single storey development and would not appear out of place within the street. The bungalow would have a 
pitched roof and would therefore respect the rhythm of the surrounding properties to the rear. 
 
The surrounding dwellings, which form the immediate context for the development, are both two storey and 
single storey in height. It is considered the scaling and massing of the proposed development is acceptable and 
would not have an unacceptable impact on the character of the area.  
 
The front elevation of the proposed bungalow would be staggered between no.14 How Clough Drive and no.2 
How Clough Close, a typical characteristic of the properties along the road. The bungalow would respect the 
established building line along this side of the street. It would not be built up to the boundary of the site and 
maintain acceptable space between the neighbouring properties.  
 
In comparison to the previously approved proposal, the bungalow would not feature a canopy to the west side. 
The canopy roof would extend from the principal dwelling at a similar pitch to create a covered area. It is a minor 
amendment that is considered acceptable. 
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Figure 7 – demonstrating a staggered building line between the properties 
 
The dwelling will be constructed from brick which is considered acceptable as it reflects the main builsing 
material on neighbouring houses.  A condition has been attached requiring the submission of samples of the 
external materials to be approved in writing prior to above ground construction. 
 
It is considered that the proposed bungalow will not have a detrimental impact on the street scene in 
accordance with Policy DES1 of the Salford UDP and the design policies in the National Planning Policy 
Framework. 
 
Residential amenity 
 
Each habitable room within the proposed dwelling will be served by a window which will provide adequate levels 
of light, outlook and ventilation. Private amenity space will remain and is considered adequate for a dwelling of 
this size. 
 
The proposed principal windows of habitable rooms in the west elevation would have a separation distance of 
21.1m to the site boundary of no.16 How Clough Drive and no.1 How Clough Close, which complies with the 
principles in Policy HE1 of the House Extensions SPD. In addition, the properties are separated by the highway. 
It is considered the proposed windows would not result in an unacceptable loss of privacy to the neighbouring 
dwellings.  
 
The proposed windows (bathroom and WC) in the east side elevation would be within 5m of the common 
boundary shared by no.12 How Clough Drive. There is existing boundary treatment that would mitigate the view 
from the proposed ground floor windows. It is considered the proposed windows would not result in overlooking 
to these neighbouring residents.  
 
The gable end/front facing windows (non-principal) in the proposed bungalow would be set 5m from the rear 
facing windows in the existing dwelling at no.14 How Clough Drive. Whilst this is typically short of the guideline 
distances set out in the House Extensions SPD, the building would provide ancillary accommodation and 
therefore a tighter relationship is acceptable.   
 
There are no principal windows in the side elevation of no.2 How Clough Close that would face the proposed 
bungalow.  
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The adjacent dwelling (no.12 How Clough Drive) does not have any principal windows of a habitable room on 
the side closest to no.14. The proposed bungalow would be set approximately 13.5m from the neighbouring 
principal rear facing windows at an oblique angle and would be set off the boundary. Due to the spacious gap, 
the development is not considered to have an unacceptable overbearing impact on the neighbouring dwelling. 
 
Given the preceding discussion, it is considered that the proposed development would not have a significant 
impact upon the general amenity of neighbouring residents in accordance to the Retained Policy DES7 of the 
Salford UDP. 
 
Air quality, noise and land contamination 
 
The proposed development is not within the Greater Manchester Air Quality Management Area.  The scale and 
nature of the development is not likely to have a significant impact on traffic.  
 
There are no specific noise concerns however as the development is in a residential area, Salford City Councils 
environmental consultant has recommended a noise generative working hours condition. 
 
The proposed end use is for a residential property, which is considered a sensitive end use with respect to land 
contamination risk. The desk study report (Geo-Environmental Phase 1 Desk Study, January 2019, Ref: 
A190115LC-R01) submitted with the application has assessed the potential for a pollution linkage between any 
identified source, and a receptor.  The assessment considers there are no significant sources of contamination 
likely.  As such no further action is required. The conclusions of the report are accepted 
 
Highways 
 
The property is located approximately 200m walk away from a bus route with services provided every hour to 
Pendleton and Little Hulton. The existing property benefits from an off-street driveway to the front of the 
property, which could accomodate 2 cars.  
 
As the declared use of the new dwelling is to accommodate family members it is not expected to have a 
detrimental effect on the highway in accordance with Policy A8 and A10 of the Salford UDP. 
 
Flood Risk/Drainage 
 
Salford City Councils drainage team and United Utilities were consulted on the application. There were no 
objections to the proposal. Notes to applicant have been provided below.  
 
 
Recommendation 
 
Approve, 
 

1. The development must be begun not later than three years beginning with the date of this 
permission. 

 
Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended). 

 
2. The development hereby permitted shall be carried out in accordance with the following 

approved plans: 
 

 Drwg. No. 0201 rev B – Proposed Plans and Elevations (Received: 24.02.2021) 

 Drwg. No. 0217 rev A – Proposed Site Plan (Received: 18.11.2020) 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 
 

3. Notwithstanding any description of materials in the application no above ground construction 
works shall take place until samples or full details of materials to be used externally on the 
building(s) have been submitted to and approved in writing by the Local Planning Authority. 
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Such details shall include the type, colour and texture of the materials. Only the materials so 
approved shall be used, in accordance with any terms of such approval. 

 
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in 
accordance with Policy DES1 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework. 
 

4. Noise generative construction activities (works likely to generate noise beyond the site 
boundary) shall be restricted to the following hours; 

 
Monday – Friday:  08:00 – 18:00 
Saturday:  09:00 – 14:00 
Sunday and Public No noise generative working / deliveries 
Holidays 

 
Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 

 
5. During the period of construction, should contamination be found on site that has not been 

previously identified, no further works shall be undertaken in the affected area. Prior to further 
works being carried out in the affected area, the contamination shall be reported to the Local 
Planning Authority within a maximum of 5 days from the discovery, a contaminated land 
assessment shall be carried out, appropriate mitigation identified and agreed in writing by the 
Local Planning Authority.  The development shall be undertaken in accordance with the agreed 
mitigation scheme. 
 
Reason:  To prevent pollution of the water environment and to ensure the safe development of 
the site in the interests of the amenity of future occupiers in accordance with Policy EN17 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
6. The building hereby permitted shall not be occupied at any time other than for purposes 

ancillary to the residential use of the dwelling known as no.14 How Clough Drive. 
 

Reason: To ensure the proposed development does not get used as a separate dwelling and to 
protect the general amenity of the area in accordance with Policies DES1 of the City of Salford 
Unitary Development Plan and the requirements of the National Planning Policy Framework. 

 
 

 
Notes to applicant:  
 
Drainage 
 
It is advised that all works should be in accordance with Building Regulations Approved Document H. 
 
United Utilities 
 
The NPPG clearly outlines the hierarchy to be investigated by the developer when considering a surface water 
drainage strategy. We would ask the developer to consider the following drainage options in the following order 
of priority: 
1. into the ground (infiltration); 
2. to a surface water body; 
3. to a surface water sewer, highway drain, or another drainage system; 
4. to a combined sewer. 
We recommend the applicant implements the scheme in accordance with the surface water drainage hierarchy 
outlined above. 
 
If the applicant intends to offer wastewater assets forward for adoption by United Utilities, the proposed detailed 
design will be subject to a technical appraisal by an Adoptions Engineer as we need to be sure that the proposal 
meets the requirements of Sewers for adoption and United Utilities’ Asset Standards. The proposed design 
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should give consideration to long term operability and give United Utilities a cost effective proposal for the life of 
the assets. Therefore, should this application be approved and the applicant wishes to progress a Section 104 
agreement, we strongly recommend that no construction commences until the detailed drainage design, 
submitted as part of the Section 104 agreement, has been assessed and accepted in writing by United Utilities.  
 
Any works carried out prior to the technical assessment being approved is done entirely at the developers own 
risk and could be subject to change. 
 
Details of both our S106 sewer connections and S104 sewer adoptions processes (including application forms) 
can be found on our website http://www.unitedutilities.com/buildersdevelopers.aspx 
 
Please note we are not responsible for advising on rates of discharge to the local watercourse system. This is a 
matter for you to discuss with the Lead Local Flood Authority and / or the Environment Agency if the 
watercourse is classified as main river. 
 
Water supply 
 
If the applicant intends to obtain a water supply from United Utilities for the proposed development, we strongly 
recommend they engage with us at the earliest opportunity. If reinforcement of the water network is required to 
meet the demand, this could be a significant project which should be accounted for in the project timeline for 
design and construction. 
 
To discuss a potential water supply or any of the water comments detailed above, the applicant can contact the 
team at DeveloperServicesWater@uuplc.co.uk. 

 
Please note, all internal pipework must comply with current Water Supply (water fittings) Regulations 1999. 
 
United Utilities’ property, assets and infrastructure 
 
Where United Utilities’ assets exist, the level of cover to the water mains and public sewers must not be 
compromised either during or after construction. 
 
For advice regarding protection of United Utilities’ assets, the applicant should contact the teams as follows: 
Water assets – DeveloperServicesWater@uuplc.co.uk 
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 
It is the applicant's responsibility to investigate the possibility of any United Utilities’ assets potentially impacted 
by their proposals and to demonstrate the exact relationship between any United Utilities' assets and the 
proposed development. 
 
A number of providers offer a paid for mapping service including United Utilities. To find out how to purchase a 
sewer and water plan from United Utilities, please visit the Property Searches website; 
https://www.unitedutilities.com/property-searches/. You can also view the plans for free. To make an 
appointment to view our sewer records at your local authority please contact them direct, alternatively if you 
wish to view the water and the sewer records at our Lingley Mere offices based in Warrington please ring 0370 
751 0101 to book an appointment. 
 
Due to the public sewer transfer in 2011, not all sewers are currently shown on the statutory sewer records and 
we do not always show private pipes on our plans. If a sewer is discovered during construction; please contact a 
Building Control Body to discuss the matter further. 
 
For any further information regarding Developer Services and Planning, please visit our website at 
http://www.unitedutilities.com/builders-developers.aspx 
 
CINF1 – Land contamination Standard Informative  
 
The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 
Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control Regulations 
with regards to contaminated land. The responsibility to ensure the safe development of land affected by 
contamination rests primarily with the developer. 

http://www.unitedutilities.com/buildersdevelopers.aspx
mailto:DeveloperServicesWater@uuplc.co.uk
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Land Contamination Watching Brief Informative 

The developer and contractor should ensure they are observant during groundwork for any visual or olfactory 
sources of ground contamination.  This may take the form of (for example); locally discoloured soils, an oily 
sheen on water standing in puddles / trenches / footings, petroleum, hydrocarbon or chemical type odours.  
Should such evidence be detected the Local Authority Contaminated Land Officer should be contacted for 
specialist advice 

 


